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1.0 Executive Summary

1.0 Executive Summary
History of the Project
Development of the downtown campus was identified in the 2017 Brandon University (BU) Campus
Master Plan as an opportunity to engage with community and create a catalyst for positive change in
Brandon. Building on recommendations from the Master Plan, BU hired UWCRC 2.0 Inc., a not-forprofit, values-driven development corporation, which is associated with the University of Winnipeg
Community Renewal Corporation (UWCRC), and an integrated team of design and construction
professionals to conduct this feasibility study for a mixed-use downtown campus.
Prior to this study, Brandon University, with the support of the City, Downtown Development
Corporation and Servants of Service assembled approximately 70,000 ft2 of land for development,
which included parcels between 9th and 10th street bordered by Princess Avenue. A collaborative
working group, comprised of members from BU, Servants of Service, Brandon Downtown
Development Corporation and the City of Brandon was formed to assist and advise on the project
development; two meetings were facilitated in the pre-design process. Academic stakeholder
conversations were held regarding a project vision for the site and the public was made aware of the
development concept through a media release.

Understanding of the Vision
The vision for the downtown campus is a mixed-use development that will provide BU with multiple
opportunities to engage with community. Intergenerational apartment housing, a childcare centre,
academic space with a focus on arts and culture, commercial retail space and a conference centre are
included in the functional programming of the site. The downtown site is intended to be a fresh and
engaging portal for students and community to the diverse educational opportunities available
through Brandon University.

Scope of Work and Methodology
UWCRC 2.0, with professional inputs from Prairie Architects and Manshield Construction, and BW
Fergusson & Associates LTD., developed the feasibility study using case study precedents, interviews,
design workshops, consultations and market research to establish a preliminary functional design
program, two design concepts, total construction and project costs, and associated operating
budgets, to a Class D level.
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1.0 (cont’d)

What We Heard
At both academic and public
consultations, support for
development of the downtown
campus was high.
Discussion themes of particular
concern were:
•

ensuring that the most suitable
academic programs were identified
for location or relocation to the site,
and that these programs had an
orientation to community
engagement

•

making sure that there was a
workable parking and transportation
strategy for the site, including means
for safe and efficient transportation
between the two campus locations

•

confirming that the right mix, type
and volume of residential units were
incorporated into any development
plans, especially when it came to
student and senior populations

Participants were open to alternative strategies such as transportation shuttles, public bike sharing,
car share co-op and “valet” style parking to surface lots in the downtown area. A new child care
centre had significant support, as did the concept of a flex-use black box theatre for BU shared with
other organizations. The academic community showed significant interest in conference facilities.
Concerns about adding commercial space to the downtown were also raised, given current
commercial vacancy rates in Brandon’s downtown, with particular concern and focus regarding the
Town Centre Mall, given its proximity to the proposed development site.
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1.0 (cont’d)

Site Analysis
The site size, elevation and location present a number of significant cost factors for the
development which were assessed to be $4.8-9M (variable by concept and phasing). For the
purposes of the study, completion of all site services and re-routing of utilities (hydro/gas/
telephone) have been included to align with the vision for an integrated mixed use development.
The existing underground bowling alley creates issues for structural tolerances and lateral loading.
Demolition, with required shoring, will be required to establish a geotechnical stable platform.
Sheet pile shoring is the proposed methodology to manage site instability, particularly in the south
west corner.
Site services include:
• Demolition of the bowling alley/parkade structure;
• Re-routing of natural gas line and associated easement along 9th
Ave;
• Re-routing of fibre optic communications trunk currently
travelling along existing laneway;
• Re-routing of overhead electrical service currently occupying
space above existing laneway;
• Storm and Sewer drainage network complete with
considerations for future/sequential phases;
• Plaza and landscaping components;
• Final connections to central transit/transportation HUB on site
• Installation of infrastructure network
The site concepts developed for the study contemplate two different approaches to site
development. Concept A establishes an east-west prominent massing while concept B emphasizes a
north-south axis. Both concepts had support in the consultation sessions with no clear preference.
Questions and concerns for the massing options were focused on accessible and easy access to the
front vestibule of the residential development, functional drop-off and play space for the child care
centre and sufficient loading and parking areas for the commercial development.
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1.0 (cont’d)

Functional Plan and Parking
The functional space plan is for roughly 176,000 - 220,000 square feet (variable by design concept
and phasing). It will include 120-28 apartments (approximately 55% of the total development)
intended for a mix of incomes and tenant demographics. Apartments will be available for
independent senior living, BU students and student families on a 1/3, 1/3, 1/3 basis. Approximately
1/3 of the apartments will be offered at Manitoba Affordable Housing rental rents.
A childcare centre of approximately 5000 square feet (3% of the development) will be provided for
student families and the community. Classrooms, offices and a flex-use black box theatre for Brandon
University and community partners will comprise about 28-31% of the total development.
Commercial retail space, which contemplates a medical tenant with associated retail, as well as
restaurants and shopping is anticipated for 9-11% of the total development area.
Between 18-22 grade level permanent parking spaces and required loading zones are included and
48-50 additional surface parking stalls along Princess Ave. are contemplated for Phase 1 development
(exact number of stalls vary according to design concept). While interest in structured/underground
parking was expressed, structured parking was excluded from the functional plan to the significant
construction and development costs (detailed below).
The preliminary functional space program was influenced by early campus consultations and has a
strong focus on art and theatre. Feedback at the final public and academic meetings raised interest
for the exploration of the cost and potential benefit of locating science facilities at the downtown
campus, i.e. to reduce the perceptions and/or realties of competing campus development and
fundraising pressures. Given the complexity of science facility programming and a lack of
understanding of needs – further exploration could be explored in the next stage of work, i.e.
provided that there is sufficient support from affected academic stakeholders and it meets BU’s
overall institutional development objectives.
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1.0 (cont’d)

Design
The study includes two concepts for this pre-design stage of feasibility. Pre-design is used to establish
a preliminary functional space program for a given site with associated massing concepts, an
understanding of technical requirements (such as demolition and site services) and a high-level
budget. While schematic floor plans are established, they are conceptual only and intended for
verification of the proposed massing with associated costs. Two concepts were developed for the
downtown campus site.
CONCEPT A:
Concept A is organized with an angled eight-storey residential tower atop a podium containing a
daycare, commercial space and Brandon University use. A new south-facing civic plaza opens onto
Princess Avenue and extends the grade elevation of Princess Avenue through the heart of the site,
connecting program uses with level, universally accessible access. At the north end of the site, in the
location of the former Strand Theatre along 10th Street, the Black Box Theatre (phase 1) and
conference centre (phase 2) sit at the higher plaza level, atop commercial development and a lower
plaza development at 10th Street grade level. Phase 2 of development in Concept A is at the corner
of 10th Street and Princess Avenue, with a five-storey building hosting an art gallery, and Brandon
University Fine Arts and academic uses.
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1.0 (cont’d)

CONCEPT B:
Concept B is organized with a 12-storey residential tower atop and set back from an academic and
commercial podium running along 10th Street. The residential tower is oriented east-west and spans
to the Black Box Theatre at the north-east end of the site, which opens at grade onto 9th Street. The
daycare is located along 10th Street at the corner of Princess Avenue. A new south-facing civic plaza
opens onto Princess Avenue and extends the grade elevation of Princess Avenue through the heart of
the site, connecting program uses with level, universally accessible access. In the location of the
existing Public Lane, a new, pedestrian lane bisects the site and provides access to commercial,
residential and theatre uses. Phase 2 of development in Concept B is at the corner of 9th Street and
Princess Avenue, with a four-storey building hosting an art gallery, and Brandon University Fine Arts
and academic uses and a conference centre. It should be noted that the first phase of Concept B
entails building more academic classroom and office space than the first phase of Concept A and that
Concept B allows for the possibility of a second residential tower development in phase 2, should
market demand exist and funding and financing permit.
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1.0 (cont’d)

Financial Models
The total project costs include Class D construction estimates which, by industry standard, are
assumed be within 20% of the final construction vales. Total project cost values include all soft costs
such as development, consulting, legal and accounting fees in addition to furnishings, fit-up and other
applicable expenses. Table 1.0 summarizes the development costs for each project, and include the
costs of construction plus soft costs, as well as site preparation costs for each site, excluding
structured parking.
Table 1.0

Concept A

Phase 1 structure

$ 63,382,957

Concept B

Phase 1 structure

$66,390,667

Phase 1 site

Phase 2 Structure Phase 2 site

$4,815,447

Phase 1 site

$32,023,300

Total cost

$2,898,410

Phase 2 Structure Phase 2 site

$6,838,331

$27,648,256

$103,211,114

Total cost

$2,196,808

$103,074,072

Site costs do not include development of underground parking or a parkade. As detailed in Table 1.1
below a single level sub-grade parking area for 81 parking stalls has an assessed cost of $4.0-6.7M
with two level of sub-grade parking for 194 stalls at $16.1-19.6M, depending on concept and phasing
(with differences in overlapping site and parkade construction costs, related to shoring, dewatering,
etc).
Table 1.1
Parkade
Description
1 level
2 levels
1 level
2 levels

Design Concept
Concept A
Concept B

Additional Cost to
Phase 1 (only)
$ 6,666,480
$19,618,070
$ 4,919,592
$17,972,294

Additional Cost Phase
1&2
$ 5,406,240
$17,157,590
$ 4,019, 592
$16,112,294
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Due to the high cost of developing sub-grade parking, we are recommending alternative strategies to
resolve parking pressures. Alternatives to newly-built structured parking include one or more of the
following:
• leasing parking stalls from nearby sites (possibly accompanied by an on-site valet-services)
• car sharing
• cycling storage and cycle sharing services
• a campus shuttle service
• or increased city transit services.
Residential rental revenue potential for the building is approximately $143-154k/month, or $1.78M/year (variable by concept - see section 9.0). Assuming net commercial rents of $14/ft2 for $2224k/month and parking and ancillary revenues just under $4k/month, as well as a 2% vacancy
(approximate to current Brandon market conditions), the operating model related to the residential,
commercial and daycare spaces for this concept projects an annual income to service operating and
debt service obligations of $1.9-2.1 million per year (variable by concept - see section 9.0).
Against this revenue our model projects just over $700k/year in annual operating expenses and
$1.47-155 million in debt service obligations, for a net income of approximately $154-158k/year, less
a required 40-43k capital reserve payment (variable by concept - see section 9.0).
In large measure due to the cost of post-secondary and arts programing (and the limited ability for
their operations to throw off surplus revenue), as well as the lower residential and commercial
revenue potential that exists in the Brandon market, a significant gap of $11.6-$14.6 million (variable
by concept - see section 9.0) remains – excluding site costs and/or structured parking costs (detailed
above).
While not insurmountable, the financial model for this concept and phase points either to the need
for significant fundraising, and/or joint venture or community partnerships related to the residential
and/or arts programming. With respect to this, a partnership involving a seniors’ group in an
affordable, limited equity or multi-stakeholder co-operative housing or, alternatively, in a life-lease
arrangement has the potential to raise significant equity towards the $7.2-9.8 million capital gap
associated with housing. For instance, at an average co-op or life lease share of $90k-100k spread
over 40 units, there is the potential of a $3.6-$4 million contribution towards the project, leaving
about $3 million to be raised to support affordable/student housing. A participatory equity
partnership of this kind could also assist in accessing and/or leveraging additional public or private
funding.
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Site costs in all models and phases have been intentionally excluded from the above capital
calculations as it is clear that there will need to be a significant public priority placed on supporting
any project of scale and/or prominence considered on the contemplated site. For this reason, the
costs associated with the site require a separate capital fundraising strategy and plan. Such a plan
may include the injection of ‘patient’ public dollars, e.g. in the form some combination of grants,
expanded tax increment financing incentives and/or low-interest, or interest-free loans for an
extended period of time. Another approach might involve a restructuring of the ownership model
related to the site to better reflect exposure and risk, e.g. public ownership to permit publicly-funded
site improvements, concomitant with a long-term ground lease to BU for nominal consideration and
future buy-out options. It should be made clear, that public investments of these kinds are typically
associated with precinct or city-defining projects, which can only be realized with significant and
sustained public goodwill, institutional commitment and broad political support.
While financial modelling for the BU downtown project therefore illustrates that with significant
fundraising efforts, supportive partnerships and an adequately generous public funding climate, a
combined residential, childcare, commercial and academic build, with sufficient revenues from
residential, commercial and academic space rents is feasible, such a conclusion relies on making the
extraordinary assumption that BU would have success in obtaining support from a number potential
funding and financing sources, as outlined in this report. The most challenging aspect of the
functional program to fund from both a capital and operating perspective are those spaces associated
with academic, fine arts and gallery spaces. Further work with BU decision makers regarding the
intent and goals of BU’s further campus development and these goals’ relation to a downtown
campus project, as well of the institutional energies and resources that would be required to pursue
this project relative to the efforts that may be spent on other projects, is therefore strongly
recommended.

Sources of Funding
Currently there are a range of funding sources material to this mixed-use development. Most
significant is the CMHC beneficial mortgage lending rate through the Rental Construction Finance
Initiative (RCFI). Additionally, CMHC also provides SEED loan financing, an affordable rental
innovation fund (ARIF) and mortgage loan insurance. Assistance through the Provincial government
for affordable housing includes operating subsidies, the Rental Housing Construction Tax Credit and
Rent Geared to Income supplements. Municipal and Provincial Tax Increment Financing Programs are
also effective tools for leveraging development potential in the financial modelling of a development
deal. Section 10.0 of this report provides information on these and other funding and financing
sources matched to a mixed-use development.
10

1.0 (cont’d)

Governance and Ownership
Each stage of campus development at BU – whether on the Main or Downtown Campus – will require
different approaches to governance, administrative and organizational oversight. While BU is not
contemplating the establishment of a special development and operating entity, like the University of
Winnipeg Community Renewal Corporation/UWCRC 2.0, we would recommend that BU’s Board
contemplate establishing a BU Campus Development sub-committee comprised of its own members,
as well as invited members of the broader community who have a particular interest, experience
and/or expertise in capital development and who are reflective of the demographic character of the
City of Brandon, to help provide guidance and oversight to BU’s development aspirations and as it
works towards greater engagement with the university community and community as a whole.
In the pre-development phase, formation of a BU Board to act as a campus development subcommittee is recommended. Board composition could include officers in the roles of Chair, Finance
Chair and Governance Chair and include administration faculty staff and students, and community
members with a range of knowledge and expertise. The administrative team will report the Board
sub-committee. Both the sub-committee and the administrative team will report to the Board of
Governors.
In the development phase any joint venture partners or community art/cultural partners should be
included in meetings with the development team (along with appropriate BU academic, operational
and facilities personnel) and follow the reporting structure of pre-development.
Once the project is operational, the work of the sub-committee will be complete, but the BU
administrative team will continue to report up to the Board of Governors on the activities of BU
downtown development operations, and may also include entities outside the auspices of the
university itself and include joint venture and/or community partners, and third party property
management companies.
Section 11 of this report proposes three different governance and organizational structures, reflective
of the various stages of the development process and the kinds of oversight, administrative authority
and expertise that, based on our own experience, could prove useful as BU looks to future university
capital projects.

11
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Recommendations
1. Assess risk tolerance for project

a. verifying support within university community
b. weigh downtown development aspirations against other campus development priorities and
rank it accordingly
c. evaluate fundraising capacity and potential
d. gauge political and public support

2. Assess scope

a. don’t be afraid to scale down
b. don’t be afraid to take a more incremental approach
c. scale project to win for BU and Downtown Brandon

3. Understand the funding and financing climate and solidify agreements
a.
b.
c.
d.
e.

Federally, Provincially, Municipally
Foundations
Private Donors
Private-Sector Investors
Not-for-profit investment partners

4. Gather project champions

a. faculty, staff and students
b. City of Brandon
i. Mayor and Council
ii. Planning
iii. Economic Development
c. Brandon Downtown Development Corporation (BDDC)
d. Servants of Services

5. Identify, engage and solidify partnerships

a. Community partners, including seniors’ housing groups, Arts Organizations, and newcomerserving agencies and organizations
b. Commercial
c. Other post-secondary institutions

6. Refine functional plan

a. ensure the right departments and faculties are engaged, before proceeding
b. explore science facilities for potential Phase 2 development

7. Hire a development team

a. to assist in planning, including refining scale, cost and sources of funding and financing
b. to manage the integrated design team
c. to assist in the execution of the project
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1.0 (cont’d)
Next Steps
•

Engage public officials in various orders of government, and assess political support and
financial climate

•

Working with the BDDC and City, follow the recommendations of the campus master plan to
improve the active transportation network along Princess Avenue

•

Working with the BDDC and City, improve lighting and wayfinding signage between the main
campus and downtown campus as directed in the master plan

•

Working with the Brandon Downtown Development Corporation (BDDC) and City of Brandon,
develop a parking strategy (including possible shuttle service) that meets needs of the
development without overburdening the project with excessive costs to develop new parking
spaces in the downtown

•

Continue collaboration with Servants of Service and begin exploration of possible ownership
models for seniors’ rental apartment housing which may include a joint venture agreement

•

Pursue further planning regarding Continuing Education programming

•

Explore program partnerships with Assiniboine Community College

•

Continue to engage Community and Arts partners as you work towards the development and
to activate the site in the interim
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